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voir for surplus funds. Rents came to be constituted in such a
manner that only a tenuous bond connected them with the
immovable property from which they were supposed to be
derived, and they may be discovered readily changing hands
from the fourteenth century onwards in the Italian city-states,
in France, England, Aragon, the Netherlands, and Germany.
Church foundations appear frequently among the investors. As
long as ultimate redemption was left open to the payer of the
rent and whilst the rent itself did not exceed the revenues of the
property covered by the document, the canonists raised no
objection. A later stage was the constitution of rents by analogy
on movable property, on categories of unsecured revenue, and
even on the general credit of a corporate body. It was this last
form of annuity to which Luther so strongly objected. The seal
was put upon the modification of doctrine which sanctioned
these developments by a bull of Nicholas V in 1452, and the
way was clear for the establishment of the great funded debts
of modern times.

The technique of rent creation upon the revenues of city-
states and municipalities had by 1452 already been created. It
was quite common for the larger towns of Germany and the
Netherlands and Italy to raise loans from their own citizens and
those of friendly neighbours. Venice was perhaps somewhat
precocious in the scale and management of its early borrowings.
In the twelfth century an institution was founded to handle its
bonds or certificates; in the following century recent studies
have shown that an active trade in these bonds was carried on,
and something in the nature of a market price was recorded.
A procedure which was normal in Italy and frequent elsewhere
was the consolidation of miscellaneous floating liabilities in the
form of a funded debt. In some cases, as in Venice, the admini-
stration of those revenues to which the debts were attached was
handed over to the body of creditors. They were allowed to set
up offices for the transfer of the city's paper in giro fashion and
to engage in various monetary activities in a way which almost
warrants the description of these corporations of stockholders
(ntonti] administering the funded debts as precursors of the